Focus Area 7:

Land Use and
Community Character
Guiding Principles
Land Use Principle 1: Ensure Equity. Land use,
transportation, and urban form decisions should facilitate
equitable access and distribution of resources. Encourage
land use decisions that reduce existing disparities,
minimize burdens, extend benefits, and improve socioeconomic opportunities for underserved and underrepresented populations.
Land Use Principle 2: Resilience. Encourage land
use decisions that improve the ability of individuals,
businesses, to recover from natural and human-made
disasters, and economic down-turns.
Land Use Principle 3: Preserve Resources. To the
extent possible, preserve active agricultural land uses by
encouraging contiguous development patterns. Consider
the value of agricultural subsistence to future generations.
Land Use Principle 4: Mix of Uses. Promote mixed use
development and redevelopment at a range of spatial
scales. Locate retail, office, residential, institutional, and
recreational uses within walking distance of each other in
compact neighborhoods with pedestrian-oriented streets.
Land use diversity will:
––
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Protect existing investments while providing
opportunities for individual initiative and choice;

––

Promote independence of movement, especially for
the young and the elderly;

––

Provide safety in commercial areas, through aroundthe-clock presence of people; and

––

Reduce the need for automobile use by enabling
shorter trips.

Land Use Principle 5: Livable Centers. Areas of
community focus are established, which contain a
mixture of compatible land uses providing for housing,
commercial, institutional/public services, and recreation
and leisure activities.
Land Use Principle 6: Community Identity. Enhance
community identity through adherence to and
enforcement of specific design standards, which revitalize
municipal districts, neighborhoods and corridors.
Land Use Principle 7: Engender a Sense of Place.
Maintain and enhance Columbus’ natural, cultural, scenic
and heritage assets in accordance with preservation
guidelines and development standards.
Land Use Principle 8: Preserve Community Character.
The form and character of Columbus’ built environment
reflects its historical origins and setting and is compatible
with the natural environment. As Columbus continues to
grow, strive to preserve the attributes of the community’s
unique, hometown character and identity, the beauty
of its natural environment, and the strengths of its
neighborhoods, while minimizing the adverse effects of
growth.
Land Use Principle 9: Enhanced Built Environment.
Columbus’ built environment is humanized through its
promotion of the arts and excellence in architecture and
urban design.
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Prologue
WHAT IS LAND USE PLANNING?
Land can be viewed as a shared natural resource, much
like air and water, that should be conserved, cared for,
and utilized with due regard to its effect on public health,
safety and welfare. The purpose of land use planning is
to select, organize and implement specific land uses in a
spatial configuration that will best meet the needs of the
people while safeguarding resources for the future.
Land use planning is the process of making choices
and understanding the trade-offs resulting from those
choices. By taking into account multiple perspectives fiscal, economic, aesthetic, environmental, and others
- decision makers can make better-informed decisions
regarding the health, longevity and prosperity of their
community. This land use element of the Comprehensive
Plan recognizes the changes that have taken place in
the City of Columbus over time, and the challenges and
opportunities that lie ahead. There can be no blueprint
for change; which therefore requires the process of land
use planning to be iterative and continuous. Land use
planning aims to make the best use of limited resources
by:
––

assessing present and future needs and
systematically evaluating the land’s capacity to
supply them;

––

identifying and resolving conflicts between
competing uses, between the needs of individuals
and those of the community, and between the
needs of the present generation and those of future
generations;

––

seeking sustainable options and choosing those that
best meet identified needs;

––

planning to bring about desired changes; and

––

learning from experience.

Introduction
The land use element serves as a guide for defining the
character of development within and around the City.
It identifies undeveloped or redevelop-able land areas

in the City that are suitable for various types of uses,
such as residential, commercial - office/retail, industrial,
institutional, recreation and open space. It also defines
the densities and intensities of these use categories. The
Land Use and Community Character element is typically
composed of text and maps - the text identifies the
principles and policies that need to be applied in order to
bring about the desirable combination of land uses and
development pattern in the City, while the maps illustrate
the spatial application of these policies. Together, the
policies and associated TFC Map 7, Future Land Use
(hereafter referred to as the Future Land Use Map, can be
considered the centerpiece of the entire Plan.

ISSUES AND CHALLENGES
The following is a sampling of the significant land use
issues that will be addressed within the Land Use and
Character element:
––

Lack of integration. For most of Columbus’ residents,
housing and places of employment have not
been well-integrated. As depicted in The Existing
City report’s various land use maps, the pattern of
land use in Columbus reflects a distinct separation
between large areas of residential and nonresidential uses. This separation of housing and
employment further burdens the roadway system as
people must commute often considerable distances
between home and work. The lack of mixed land uses
also curtails walkability and exacerbates the need for
vehicular mobility.

––

As development continues to radiate outward from
Columbus’ core area, travel times become longer,
and thoroughfares become more congested.
The City must strive to strike a balance between
centralized and decentralized growth and
development.

––

While most of the City’s arterial thoroughfares
function efficiently in moving people and goods
throughout the City, and provide convenient access
to residential and non-residential land uses, some
corridors in gateway locations, such as U.S. Highways
30 and 81, have become over-developed for
commercial use; and, in many cases, are lined with
under-performing, marginal strip retail and services;
creating both the need and opportunity for vibrant,
new mixed-use redevelopment.
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––

––

As summarized in the Housing and Neighborhoods
element, growth, changing demographics, and an
evolving economic base require a greater diversity
of housing choices in both infill locations and in new
neighborhoods.
With land use planning comes the challenge of
balancing property rights and local reactions to
what may be perceived as undesirable land uses. An
associated challenge, particularly in more rural areas,
is dealing with landowners who believe they should
be able to do what they want with their land. People’s
sense of private property rights often drives these
reactions. Providing people with opportunities to
expand their awareness and education of particular
issues may assist in reducing negative reactions to
proposed land uses and regulations.

Future growth and development must be accommodated
through an efficient, economical, and integrated land use
development pattern. The previously identified guiding
principles are intended to help inform the organization of
land uses within the Planning Area.

GOAL 11.0:
A balanced mix of land uses and
development patterns that support
a healthy community comprised
of livable neighborhoods, vibrant
economic districts, compatible
industrial areas, and appealing
open spaces.

Columbus Land Use
Designations
This land use element uses six broad land use
designations to characterize types of development in
Columbus:
1. Residential
2. Commercial / Office
3. Industrial
4. Public / Institutional
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5. Parks / Open Space
6. Undeveloped
The character classification (e.g., rural, suburban, autourban, urban) of each land use designation will influence
the land use category.

RESIDENTIAL LAND USE DESIGNATION
Housing plays an essential role in fulfilling the vision for the
future of Columbus. The character of the housing stock
shapes the quality of life in Columbus. As identified in The
Existing City report, residential land uses compose 3,108.1
acres, or 9.5 percent of the lands within the Planning Area;
of which 2,204.2 acres, or 34.0 percent, is within the City
limits. More land area is allocated to housing than any
other type of non-residential land use, combined.
Housing provides the foundation for economic growth.
Business growth requires employees. Employees
require housing. People living in Columbus provide the
demand for goods and services. Housing provides the
customer base needed to support business retention and
expansion.

Housing Typologies
The Housing and Neighborhoods element of the
Comprehensive Plan recommends a diverse housing stock
that enables people to live in Columbus for their entire life.
Each stage of life produces different housing demands.
Young adults seeking to locate to (or remain in) Columbus
often face challenges in purchasing a home, let alone
finding a home that suits their lifestyle. At this stage in life,
the amount of income and assets may pose barriers to
home ownership. As a result, this age group depends on
apartments and other forms of rental housing.
As age, economic status and family size increase, people
often seek to own a house. To a large degree, the smaller
and older homes in Columbus can fill the role of a starter
home. Townhomes can also provide a more affordable
form of entry level, owned housing. Families may “move
up” to larger homes during their lifetime. This transition
reflects the need for more space and the capacity to
support additional housing expense. As people age and
children leave home, housing needs change.
“Empty nesters” may seek to downsize with smaller homes
and less maintenance. Other older residents may need
housing that includes varying levels of support services.
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COMMERCIAL / OFFICE LAND USE
DESIGNATION
Several economic factors play a role in land use planning.
From an economic perspective, commercial land use
provides the community with goods and services,
jobs, and a tax base. Commerce is an integral part of
Columbus’ vision for the future. Aside from needing
to offer a variety of housing - jobs, shopping, health
care, religious, and recreation opportunities - all play a
role in citizens’ quality of life and economic wellbeing.
Indeed, all of these factors influence the formulation and
implementation of the Comprehensive Plan.

Commercial Typologies
Columbus strives to be a great place to conduct business.
Achieving this vision requires strong commercial nodes
and districts. Commercial businesses are not a single,
uniform commodity. Commercial land uses typically fall
into two broad categories:
––

Retail. These businesses provide for the sale of goods
and commodities to the public. The interaction
between the business and the customer (shopping)
is an essential factor in this type of commercial land
use. Retail uses typically produce the highest amount
of vehicle trips among commercial land uses. Traffic,
access and visibility are important variables which
influence the location of retail uses.

Typical Parcel-type commercial development along U.S. Highway 30 in Columbus.
(Image courtesy of Google Maps)
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––

Services. Service-oriented businesses provide a
wide range of professional services. Examples of
professional service businesses include law, health
care, banking, consulting, accounting and real
estate. Services typically entail less business/customer
interaction than retail. Many services can be obtained
without visiting the premises of the business. The
nature of the interaction with the customer influences
the location for service businesses, as well as the
programmatic and spatial configuration of the
facilities.

Planning for Commercial Development
Commercial land uses can be organized in a spatial
hierarchy similar to residential uses: parcel, strip,
downtown, and district. Each element of this commercial
hierarchy caters to a specific type of consumer, and
as a result, impacts the spatial character of the built
environment.
Parcel: Many commercial development issues occur
at the parcel level. Columbus is largely composed of a
collection of individual businesses. The nature of these
businesses makes the individual parcel a primary focus of
commercial land use. Several important considerations
guide the development of a parcel for commercial use.
––

The building should be oriented to the street and
provide access to the customer, whether on foot or in
an automobile.

Typical Strip commercial development long U.S. Highway 30 in Columbus. (Image
courtesy of Google Maps)
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––

The layout of the parcel must address both character
and function. An ample supply of parking makes it
convenient to obtain the goods and services.

––

Building materials, facades and signage combine
with the public streetscape to create an attractive,
legible setting.

––

Consideration must be given on how to define the
edges of commercial areas and provide separation
between the commercial parcel and adjacent
residential uses.

The “pad” pattern is based on individual parcels and
businesses. In this pattern, each lot contains a single
building and each building contains a single business.
All elements of the development pattern (building
orientation, parking, street access) are driven by the
needs of each parcel and business. In this pattern,
pedestrian movement occurs at the street and from
parking lot to store entrance. Pedestrian movement
between businesses is difficult to encourage in a pad level
of configuration, as compared to an attached, strip level
of organization.
Strip: The “strip” pattern contains a series of businesses
linked together in a common structure. The strip
commercial use typically occurs on a single parcel and
provides shared parking. The strip may have a single,
consistent facade or contain connected, but individual
storefronts. The use of shared parking can reduce the

Columbus’ Downtown District is focused around Frankfort Square off 13th and
14th Streets. (Image courtesy of Google Maps)

number of spaces and the total paved area of the lot. The
strip also allows for fewer curb cuts (street access points)
and a more coordinated approach to traffic circulation
and access management.
Downtown: The “downtown” pattern combines elements
of both pad and strip to create a vibrant environment
full of commercial and entertainment activity. The
downtown is a collection of individual businesses (pad)
joined together (strip) with minimal setbacks from the
street and virtually no side setbacks. This pattern orients
the storefront directly onto the sidewalk and street,
unlike the previous patterns that typically rely on parking
between building and street. This pattern creates a strong
relationship between pedestrian and vehicular activities.
District: Commercial districts are shaped and defined
by several factors. Businesses cluster together to take
advantage of a common customer base. For example,
service stations, lodging and restaurants oriented
around an interchange seek to capture a share of the
market from the highway. Districts enhance the ability to
coordinate land uses, especially the relationship between
commercial and residential. A district approach also
creates the potential to share parking and reduce the
amount of paved surface.
The Comprehensive Plan uses three types of commercial
land use character classifications to guide development:
Suburban (Neighborhood) Commercial, Auto-Urban

The Old Mill District in Bend, Oregon is a mixed-use district that formerly housed
lumber mills. (Image courtesy of Google Earth)
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(General) Commercial, and Urban Commercial / MixedUse. The differences between these categories is based
on the market, location, scale and size, infrastructure
capacity/support characteristics, and the character of
adjacent development. The Comprehensive Plan seeks to
provide an adequate supply of each category in locations
that support the overall principles and objectives of the
Plan.

INDUSTRIAL LAND USE DESIGNATION
Industrial areas are important elements of Columbus’
identity and its future. As summarized in The Existing
City report, Columbus has several potential economic
development advantages over other communities
including a pro-business community reputation, a
dependable and quality workforce, community college
training and support, business support services to
industry, available land and infrastructure, support
of city and county government, existing industrial
clusters, excellent public/private schools, competitive
utility costs, railroad service to the community, and
water and wastewater capacity. Because of these
advantages, Columbus has the potential to become
a major employment center in the region. Building on
these opportunities is a key aspect of the community’s
vision. The employment generated by local industry
brings people to live in Columbus. These people create
the demand for housing and provide the market for
commercial development. Industry is also a market driver
for local commercial businesses. Industry creates tax base
with which to finance local government operations and
infrastructure. Planning for industrial land uses focuses on
several factors, including:
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––

the ability for existing businesses to expand their
operational footprint;

––

minimizing environmental impacts (e.g., noise,
odor, particulate emissions and traffic conflicts with
nonindustrial land uses);

––

providing transportation access for employees;
as well as for highway, rail and air transportation
in order to ship products and receive materials for
processing; and

––

the supply, quality, condition and reliability of
municipal utilities needed to support operations.

The Comprehensive Plan places emphasis on the
expansion of existing industries. These businesses and
the City share an interest in the future prosperity of the
community. With the knowledge and acceptance of the
community, growing these businesses should be easier
than attracting new businesses. A related strategy is
promoting the creation of new satellite businesses that
may spin-off of existing industries or seek a location
close to these industries. A recent industrial development
trend, the development of eco-industrial parks, spatially
co-locates industry clusters, whereby, in principle, the
waste stream of one industry becomes the feedstock of
another industry. These kinds of synergies as it makes for
the efficient use of land, reduces energy consumption,
reduces traffic and subsequent greenhouse gas
emissions, and increases profitability for the businesses.
Heavy Industrial land use classification covers the majority
of industrial production and manufacturing land uses
in Columbus; while Business Park is used to classify light
industrial land uses that are primarily associated with
some product assembly, warehousing and distribution.
Industrial areas are located in proximity to major
highway and railroad corridors to help facilitate industrial
commerce activities. As indicated on the City’s Zoning Map,
there is significant heavy industrial and light industrial
expansion potential in the east side of the City along U.S.
Highway 30, Union Pacific Railroad, and BNSF Railroad. In
addition, there is potential in the west side of town along
U.S. Highway 81 and NCRC Railroad.

PUBLIC / INSTITUTIONAL LAND USE
DESIGNATION
Institutional uses, such as governmental buildings,
schools, libraries, and places of public assembly
(e.g., churches) can be part of the neighborhood
environment. Churches can be found in many Columbus
neighborhoods. The Comprehensive Plan and its Future
Land Use Map (TFC Map 7, Future Land Use) identifies
large churches as an institutional land use; while smaller,
perhaps more transient churches are categorized as a
residential use. New churches can be allowed in residential
areas under certain conditions. Criteria for locating a
church in a residential land use area include:
––

Size: Large church buildings and site areas can
disrupt neighborhood cohesion. Churches in low
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density residential areas should not be more than 80100,000 square feet in lot area.
––

Parking: Without adequate on-site facilities, parking
may spill on to neighborhood streets.

––

Traffic: Traffic increases during peak use times. These
times may not be limited to specific days of worship
as churches are often used for a variety of types of
community assembly. Churches should be oriented
to and accessed by way of collector or arterial streets.

––

Lighting and Signage: Site lighting and signage
needs may resemble commercial uses. These site
factors should be managed to fit the character of the
surrounding residential development.

For the purposes of the Future Land Use Map, uses that
might otherwise be considered “special uses,” such as
water towers, wastewater treatment plants, solid waste
landfills, airports, and electric transmission substations,
are also classified as Public / Institutional.

PARK / OPEN SPACE LAND USE DESIGNATION
As discussed in the Parks and Environment focus area,
the adequate provision of parkland and open space for a
growing population is critical and should be factored-in to
all new development as so much necessary infrastructure.
The Parks / Open Space designation has been utilized to
identify existing parks and proposed greenway corridors.
The future location of proposed parks has not been
disclosed on the Future Land Use Map.

RURAL / UNDEVELOPED LAND USE
DESIGNATION
The Undeveloped Land use designation refers to all
lands within the Planning Area that are outside the fiveyear growth areas designated on TFC Map 1, Growth
Sequencing; and are therefore considered outside the 20year horizon of the Plan. Based on the Columbus Zoning
Map, most of the land designated on the Future Land Use
Map that is designated as Undeveloped is currently zoned
Agriculture (AG).

Columbus Land Use
Character Classifications
CHARACTER CLASSIFICATIONS
A character-based approach to community planning
looks beyond the basic designation and use of land
(residential, commercial, industrial, public / institutional,
etc.) to consider the scale, placement and design of
buildings and associated planning of sites, as well as the
aggregation of uses within neighborhoods, districts, and
corridors. Whether new development or redevelopment,
and whether private or public construction, the pattern
of land use – including its intensity, appearance, and
physical arrangement on the landscape – will determine
the character and will ultimately contribute to the image
of the entire community over the long term.
In the community character spectrum, the four main
character designations are Rural, Suburban, Auto-Urban,
and Urban. These are common terms that should bring
immediate images to mind as one thinks of traveling from
the city center to the outskirts of a typical community.
Over the years, and particularly since the advent of
widespread automobile ownership in the 1920s-1930s,
sizable portions of many communities have developed in
an “Auto-Urban” pattern, which falls in the range between
Urban and Suburban.
Community character accounts for the physical traits
one can see in an area which contribute to its “look and
feel.” A character-based approach to land use planning
focuses on key variables, including development intensity,
which encompasses the density and layout of residential
development; the scale and form (bulk) of non-residential
development; and the amount of building and pavement
coverage (degree of impervious cover) relative to
the extent of open space and natural vegetation or
landscaping. How the automobile is accommodated is
a key factor in distinguishing character types, including
street design, parking, and the resulting arrangement of
buildings on sites.
It is this combination of basic land use and the
characteristics of the use that more accurately determines
the real compatibility and quality of development, as
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opposed to land use alone. Aesthetic enhancements such
as the design of buildings, landscaping and screening,
sign control, and site amenities also contribute to
enhanced community character.

The range of community character classifications and
their land use categories are as follows:

As outlined in the Vision Statement, Columbus has
expressed its desire to become an economically
balanced, highly attractive, family-oriented, and wellmaintained urban community composed of a variety of
neighborhoods that provide a blend of housing types
which support all stages of life. To implement these
provisions, a means of converting this statement of future
intent into land use policies and development regulations
must be formulated. A community character analysis
was used to characterize existing development within the
Planning Area and to document the land use patterns
and design elements that form the character of individual
developments and the community as a whole.

––

––

Class: Rural
▪▪

––

Class: Suburban
▪▪

Suburban Residential Character (SR)

▪▪

Business Park Character (BP)

Class: Neighborhood Conservation (NC)
▪▪

––
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––

––

Neighborhood Commercial Character (NCC)

Class: Auto-Urban
▪▪

Auto-Urban (General) Residential Character
(AUR)

▪▪

Auto-Urban Multi-Family Residential Character
(MF)

▪▪

Auto-Urban (General) Commercial Character
(GC)

CHARACTER THEMES
Each of the following community character types
described below is present within the Planning Area
with varying degrees of significance. The more readily
identifiable character categories include:

Rural / Undeveloped (R/U)

Class: Urban
▪▪

Central Business District Character (CBD)

▪▪

Urban Commercial / Mixed-Use Character (UC)

Class: Industrial (I)

––

Urban character in Downtown;

––

Auto-urban (general) character of commercial
development along U.S. Highway 30, U.S. Highway 81,
and other arterial routes;

––

Class: Public / Institutional (PI)

––

Class: Park / Open Space (P)

––

Industrial character along U.S. Highway 30, Union
Pacific Railroad, and BNSF Railroad. As well as along
U.S. Highway 81 and NCRC Railroad;

LAND USE CLASSIFICATIONS

––

Auto-Urban (General) Residential character of
neighborhoods throughout the community;

––

Areas of larger lot Suburban Residential at the edges
of the city and scattered throughout the rural /
undeveloped area; and

––

Undeveloped, rural agricultural character largely
outside of the City Limits, surrounding all sides of
Columbus.

▪▪

Heavy Industrial Character (HI)

In the following several pages, each land use classification
is described in detail, with respect to development types,
predominant characteristics, intensities, and applicability
of current zoning districts (as defined within the Zoning
Ordinance). This classification system has been applied
to each parcel within the Planning Area. In some cases,
though seldom, a large parcel may have more than
one recommended land use. Together, these land use
classifications and categories compose the Future Land
Use Map (TFC Map 7, Future Land Use).
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Class: Rural
RURAL / UNDEVELOPED (R/U)
LAND USE CATEGORY
The Rural / Undeveloped land use category consists
of lands that are sparsely developed, the primary
uses of which consist of mainly agricultural and semiwilderness forested lands interspersed with very lowdensity residential (homes are customarily an accessory
to agriculture). The landscape is accented by a few
farmsteads, outbuildings, and gently rolling hills, which
contribute to its rural character. This land use category
characterizes a landscape that provides its residents with
the choice of seclusion within the countryside, and away
from a more developed setting. The City of Columbus is
surrounded on all sides by landscapes possessing Rural /
Undeveloped character.
The Rural / Undeveloped land use classification within
the Planning Area also indicates lands that are not
intended to be developed within the next 20 years,
primarily because future growth can be accommodated
within those areas identified within TFC Map 1, Growth
Sequencing Plan, and additional land for development is
not needed.

Rural / Undeveloped

––

Typically no centralized water or sanitary sewer
service available; thus requiring the utilization of
on-site septic systems. Also, much greater reliance
on natural drainage systems, except where altered
significantly by agricultural operations;

––

Potential for conservation developments that further
concentrate the overall development footprint
through cluster designs, with increased open space
set-aside to preserve sensitive lands, maintain
the overall rural character, and buffer adjacent
properties.

Development Types:
–– planned development to accommodate
conservation and cluster designs;
––

agricultural uses;

––

agriculture-focused commercial retail;

––

agricultural storage and support uses, e.g., barns
and related outbuildings;

––

Applicable City Zoning Districts:
–– Agriculture (AG)
––

Agricultural Overlay District (A)

large lot, single family detached residential.

Characteristics:
–– Rural character resulting from wide open landscapes,
with minimal sense of enclosure and views to the
horizon unbroken by buildings in most places;
––

Scattered residential development on relatively
large acreages, resulting in very high open space
ratios and very low site coverage (sometimes with
residential “estate” areas providing a transition from
rural to suburban densities, with estate lots typically
being three to 10+ acres);
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Class: Suburban
SUBURBAN RESIDENTIAL (SR)
LAND USE CATEGORY
The Suburban Residential land use category is
characterized by the predominance of open landscape.
where the main dwellings are balanced by the natural
/ landscaped environment. The automobile and its
associated amenities (garage, driveway, etc.) are
subordinate to the overall layout of the structures with
a landscaped garden. As new development continues
around the City’s periphery, a lower density Suburban
Residential (SR) development will help to transition rural
and urban development.

Development Types:
–– Detached residential dwellings.
––

Suburban Residential

Planned developments to provide other housing
types but with increased open space to preserve a
suburban character setting.

Characteristics:
–– Similar to Auto-Urban (General) Residential
category, there is noticeable accommodation of the
automobile on sites. However, garages are typically
integrated into the front facade of the dwelling, or
hidden behind the dwelling; with driveways on the
side of homes or occupying a portion of the front
yard space.
––

Development options can be established which allow
for smaller lot sizes in exchange for greater open
space, with the additional open space devoted to
maintaining the Suburban character and buffering
adjacent properties and roads.

Density / Height Guidelines:
–– 1 to 2 dwelling units per acre (DU/ac).
Applicable City Zoning Districts:
–– Rural Residential (RR) - 1.0 DU/ac
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Class: Suburban
BUSINESS (OFFICE) PARK (BP)
LAND USE CATEGORY
The purpose of the Business Park [BP] land use category
for this Comprehensive Plan’s Future Land Use Map,
is to foster stability and growth of high-quality light
industrial (design, assembly, finishing, packaging); office/
warehousing/distribution; office/technology/research
and development; and similar industry clusters. These
activities are characterized as “clean” since they produce
a relatively small amount of environmental outputs,
including, but not limited to smoke, gas, odor, dust, noise,
vibration of earth, soot or lighting; to a degree that is
non-offensive when measured at the property line of
subject property. Business Parks are enhanced by access
to transportation networks, and that provide desirable
employment opportunities for the general welfare of the
community.
Business Parks are suburban in character, are typically
developed in a campus-style setting that features reduced
site coverage and increased open space; and may
include offices and associated administrative, executive
professional uses, and specified institutional and limited
commercial uses. Parking lots are often heavily screened
or located to the rear of the main office building. Parking
bays for loading and off-loading are located along the
longitudinal side of the building, perpendicular to interior
vehicular circulation.

Development Types:
Many businesses located in an office setting provide
professional services. From a land use planning
perspective, it is important to distinguish office uses
from other commercial activities. The “pure” office uses
entail minimal amounts of interaction with customers.
Employees are the primary activity generators for offices.
––

Light manufacturing and assembly;

––

distribution, and warehousing;

––

uses involving handling, storage, or shipping;

Business (Office) Park

––

laboratories for research and development.

––

food production clusters (e.g., breweries, cookie,
cracker and pasta manufacturing);

––

arts and crafts manufacturing cluster (e.g.,
commercial screen printing, pottery product
manufacturing, ornamental and architectural
metalwork manufacturing).

––

Primarily office, medical, and technology/research
uses;

––

higher-density auto urban (general) residential (20 to
30 percent of total area maximum);

––

Public/institutional; and

––

Common green spaces.

Characteristics:
–– Building type, parking and shipping arrangements,
the presence of outdoor storage facilities, trailer
trucks, loading docks, rail lines, and power sources
––

Typically a minimum Landscape Surface Ratio (lot
coverage) of 20 to 30 percent, which allows for
sizable building footprints since most developments
involve large sites.
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––

Extensive landscaping of business park perimeter,
and special streetscape and design treatments at
entries, key intersections, and internal focal points.

––

Development outcomes often controlled by
private covenants and restrictions that exceed City
ordinances and development standards.

––

Intended to create a highly attractive business
investment environment.

––

Site operations are conducted indoors with no
outdoor storage or display.

––

Shovel-ready sites: In-place infrastructure (e.g.,
utilities, accessibility, rail, etc.) increases speed-tomarket, decreases construction / implementation
costs, and minimizes risk (e.g., a proposed access
road or interchange may not be constructed when
planned).

––

Ensure adequate truck loading and maneuvering
areas within a building or in a side or rear yard,
in such a way that all storage, standing and
maneuvering of trucks will take place solely on
private property and is well-screened from all public
thoroughfares.

––

Light industrial land uses and industrial parks shall
be located near freeways with adequate access
provided by thoroughfares. Access to rail is desirable
where possible.

––

Sufficient street frontage to accommodate structures,
parking, and access while in character with adjacent
non-industrial properties.

Siting Criteria:
Programmatic and locational criteria for light industrial/
business park development include the following
considerations:
––

––

––
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Encourage the formation of new unified business
park corridors (e.g., U.S. Highway 30, U.S. Highway
81, and Union Pacific Railroad) or the development
of individual parcels as part of business parks by
focusing new growth in a more clustered pattern,
as opposed to isolated parcels along strips of nonresidential land uses lining thoroughfares.
Sufficient acreage, either on one parcel or through
assembling multiple parcels, to ensure that current
and future expansion needs are satisfied. The
estimated size of park should be 50 to 250 acres.
Configuration: Square or rectangular sites are
preferred as they offer the greatest flexibility and
satisfy most uses.

Intensity / Height Guidelines:
–– 0.25 to 0.50 FAR for uses with a limited number of
employees and customers, such as warehouses / up
to three (3) stories.
Applicable City Zoning Districts:
–– Office (O) - 0.5 FAR
––

General Commercial (B-2) - 1.0 FAR

––

Light Industrial District (ML/C-1) - 1.0 FAR
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Class: Neighborhood
Conservation (NC)
The Neighborhood Conservation (NC) designation is
applied to established neighborhoods that are largely
built-out and stable, and where no significant change
in development type or pattern is expected or desired.
To implement the intent and policies associated with
NC, the current zoning designations for these areas may
warrant repurposing, and their uses and standards
may require recalibration, to achieve certain, desired
development outcomes. In this way, all existing, stable
neighborhoods would transition from their current
zoning designation to an “NC” designation, which
results in a series of NC subdistricts (i.e., NC-1, NC-2,
etc.), each of which is customized for a particular area,
density and intensity of development. Essentially, this
would “lock in” standards for each area that reflect and
reinforce how the neighborhood originally developed,
or has evolved over time, and the existing, prevailing
character. This recommended approach to the zoning of
existing neighborhoods allows for compatible building
additions and site improvements, whereas typical zoning
designations may cause such positive actions to require
variances or worse, be labeled as “nonconformities.”
As a result, desired reinvestment is promoted while
ensuring that existing neighborhood character is
maintained even with redevelopment or infill activity
(although changes in stable neighborhoods generally
come from incremental expansion and modification
of existing homes over time, and not due to large-scale
redevelopment).

Development Types (Depending on neighborhoodspecific standards):
–– detached residential dwellings;
––

attached residential and multi-family dwellings;

––

public/institutional;

––

neighborhood commercial.

Characteristics:
–– Integrity of older, intact neighborhoods protected
through customized Neighborhood Conservation
zoning with standards that ensure no significant

Neighborhood Conservation

change in the development type or pattern and
reinforce existing physical conditions (e.g., lot sizes,
building setbacks, etc.).
––

Designed to preserve existing housing stock (and
avoid excessive nonconformities and variance
requests) and parcel sizes, and also to govern
periodic infill and/or redevelopment activity within a
neighborhood to ensure compatibility.

––

Depending on the particular neighborhood, the
customized zoning may recognize and embrace
small-scale office or neighborhood commercial
(retail/service) uses that have always been part of
the area’s fabric. Such uses could also be allowed
to expand within certain limits, or a particular
Neighborhood Conservation sub-district could
provide for new uses of this type to occur on
vacant sites at the edge of the neighborhood or
other appropriate locations. This can be especially
important to neighborhood integrity when older
homes are falling into disrepair or are no longer
marketable, and conversion to other uses is best
for all — but when done compatibly under the
Neighborhood Conservation standards.

Applicable City Zoning Districts:
–– Historic District (HD)
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Class: Neighborhood
Conservation (NC)
NEIGHBORHOOD COMMERCIAL (NCC)
LAND USE CATEGORY
Outside of Columbus’ Downtown, there are commercial
and office nodes that are automobile-oriented but
designed at a neighborhood scale and cater to
pedestrians in neighborhood commercial configurations.
These neighborhood commercial centers occupy much
smaller building footprints than typical businesses found
on major arterial corridors and provide neighborhood
conveniences such as markets, professional services,
cafes, drinking establishments, and boutique retail
uses. Small food markets are often accompanied by
convenience stores and personal service establishments
such as banks, dry cleaners, and small-scale drug stores.
The Neighborhood Commercial category also includes
residences that have been converted into professional
offices. Proposed locations include smaller commercial
centers adjacent to and surrounded by neighborhoods
and at principal intersections of community collector
streets.
Most neighborhood commercial properties are between
10,000 and 20,000 square feet in total area. The depth of
a center’s inline retailers ranges from 30 to 80 feet, with
most of the tenants requiring 1,200 square feet of gross
land area. A 20-foot-wide-by-60-foot-deep module is the
most commonly used store dimension.
Except for dense urban centers, the economics of most
suburban neighborhood centers presently require surface
parking with an overall blended ratio of 4.0 to 4.5 cars per
1,000 square feet of the entire center’s gross building area.

Development Types:
–– Professional offices, convenience stores, dry cleaners,
post offices, coffee shops, and drug stores.
Characteristics:
–– Non-residential development should be small-scale,
low-intensity land uses, generally about the same
scale and intensity level (building size, shape, and
footprint) as residential development within the
Suburban Estate (SE) or Suburban Residential (SR)
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Neighborhood Commercial

character categories; and clustered at intersections
of community collector thoroughfares.
––

Together with parking areas, buildings consume 50
to 60 percent of the site (floor to area [FAR] ratio is
greater than its Auto-Urban (General) Commercial
counterpart and is no more than 0.5 to 0.75).
Landscaped areas consume 40 to 50 percent of the
sites and assume a residential character. Buildings
often have a residential appearance.

––

Parking is often screened by garden walls and
ornamental hedges, or within 300 feet of the building.

––

Service vehicles must be smaller in size than a
conventional semi-trailer to accommodate deliveries
in confined neighborhood areas.

––

Signage is significantly reduced in size.

Intensity / Height Guidelines:
–– Neighborhood shopping areas are designed to
serve a localized trade area within a community. The
neighborhood shopping areas serve a radius about
one-half mile and a population of 2,500 to 4,000
people.
––

Desired FAR = 0.50 / up to two (2) stories

Applicable City Zoning Districts:
–– Limited Commercial (LC) - 0.5 FAR

ENVISION COLUMBUS 2040

The Future City . ADOPTED October 15, 2018

Class: Auto-Urban
AUTO-URBAN (GENERAL) RESIDENTIAL (AUR)
LAND USE CATEGORY
This designation pertains to current and future residential
development and includes detached residential dwellings;
attached housing types (subject to compatibility
and open space standards, e.g., duplexes, triplexes,
townhomes, and patio homes); planned developments
(with a potential mix of housing types and varying
densities, subject to compatibility and open space
standards), etc.

Development Types:
–– Detached residential
––

Attached residential

Auto-Urban (General) Residential

Characteristics:
–– Less openness and separation between dwellings
compared to suburban character areas, due to size
of parcel and proportion of building footprint to
parcel;
––

Automobile significantly influences the design and
character of the dwelling. Front yard is consumed by
the driveway and off-street parking.

––

Landscape enhancements remain subordinate to the
structure.

Density / Height Guidelines:
–– 3 to 8 dwelling units per acre (DU/ac).
Applicable City Zoning Districts:
–– Single-Family Residential (R-1) - maximum 7.9 DU/ac
––

Urban-Family Residential (R-2) - maximum 10.2 DU/ac
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Class: Auto-Urban
AUTO-URBAN MULTI-FAMILY RESIDENTIAL
(MF) LAND USE CATEGORY
Higher density residential uses such as attached and
multiple-family housing (up to three stories in height),
and manufactured home communities also have this
character due to their density, limited open space, relative
amount of impervious surface devoted to buildings and
parking lots, and increased building enclosure. Multifamily residential developments are typically setback from
road frontages, with buildings surrounded by surface
parking lots and oriented inward toward recreational /
social amenities, such as swimming pools, cabanas, etc.

Development Types:
–– Complexes of often several, multi-story (2 to 3 stories)
multi-family buildings, interspersed with parking lots
and open spaces areas.

Auto-Urban (General) Multi-Family

Characteristics:
–– Gated automobile and pedestrian entrances;
––

Internal orientation;

––

Designated recreational areas, often with pool house
and pool;

––

Shared stair wells and elevators, depending on the
number of stories;

––

Perimeter buildings heights are typically reduced
compared to internal buildings;

––

Surface parking lots.

Density / Height Guidelines:
–– 20 dwelling units per acre (DU/ac).
Applicable City Zoning Districts:
–– Urban-Family Residential (R-2) - maximum 10.2 DU/ac
––
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Multiple-Family Residential (R-3) - maximum 21.8
DU/ac (Note: “Density of multi-family residential
may exceed this maximum, subject to approval of
a Special Use Permit by the City Council, with the
recommendation of the Planning Commission.”)
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Class: Auto-Urban
AUTO-URBAN (GENERAL) COMMERCIAL (GC)
LAND USE CATEGORY
The Auto-Urban (General) Commercial land use category
of development has become commonplace across the
nation since the mid-20th Century, and is characterized
by roads, driveways, and at-grade parking areas that
commonly exceed the area of the building(s) as a percent
of ground cover. The dominance of buildings and surface
parking relative to landscaped or unimproved areas
is what distinguishes Auto-Urban development from
Suburban development character, placing it closer to the
urban end of the character spectrum. This character type
is most commonly associated with a highway-oriented
commercial or business strip. Fast food restaurants,
gas stations, and strip shopping centers like those
found along U.S. Highway 30 and U.S. Highway 81 are
the dominant commercial images of an Auto-Urban
character.
The primary difference in Urban and Auto-Urban land
use categories is the role of the automobile in its site
design. Rather than buildings oriented to the street, as
in an urban setting, with parking to the rear, such as
what is found in Downtown, Auto-Urban environments
are characterized by large parking lots surrounding the
buildings.
Auto-Urban General Commercial uses include high
intensity commercial businesses that have a trade area
outside of Columbus and/or require a large amount of
land for their operations. Uses like auto and recreational
vehicle sales, farm implement dealers, motels, nurseries
and other outdoor sales, gas stations, restaurants, and
“big box” retailers. Due to the potential for these uses to
generate high traffic volumes, their location should be on
or at least provide adequate access to arterial roadways.
Auto-Urban uses require a significant amount of space
for high levels of automobile dependent interaction, i.e.,
large surface parking lots with multiple points of ingress/
egress. As a result, buildings are constructed at the back
of the site nearest neighboring uses and away from their
roadway frontage. Auto-Urban uses also have a greater

Auto-Urban (General) Commercial

reliance on site access, thereby adding to the number
of driveways and access points. The result is expansive
parking areas that dominate the front setback and, thus,
the character of the development.

Development Types:
–– “Strip” commercial centers along major roadways,
with a range of uses, including those on high-profile
“pad” sites along the roadway frontage;
––

Automobile service-related enterprises (e.g., gas /
service stations, auto parts, car washes);

––

Restaurant chains (e.g., fast food, other);

––

“Big-box” commercial stores (e.g., grocery,
appliances, Wal-Marts, clothing, etc.); and

––

Hotels and motels.

Characteristics:
–– Significant portions of development sites devoted to
vehicular access drives, circulation routes, surface
parking, and loading/delivery areas, making
pavement the most prominent visual feature;
––

Buildings typically set back toward rear of site to
accommodate expansive parking areas in front,
closest to passing traffic;
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––

Less emphasis on architectural design in many cases,
with building façades often lacking articulation and
having large banks of single-pane windows;

––

Development desire to maximize signage (number,
size) to capitalize on site visibility to passing traffic;

––

Often not conducive for access or on-site circulation
by pedestrians or cyclists.

––

Required Landscape Surface Ratio of 10 to 15 percent.

Intensity / Height Guidelines:
–– 0.35 to 0.50 FAR / up to two (2) stories
Applicable City Zoning Districts:
–– Limited Commercial (LC) - 0.5 FAR
––

General Commercial (B-2) - 0.5 FAR

Class: Urban
MIXED-USE (MU) LAND USE CATEGORY
Downtown typifies what is envisioned for the density and
intensity of development within the Urban Commercial /
Mixed-Use land use classification. The Downtown retains
the historic fabric and design of a traditional mixeduse, central business district. This urban environment is
characterized by taller, larger buildings that occupy most
if not all of the site and are set at the street edge with
parking largely on-street and in structures, with reduced
common surface parking lots. Sidewalks are scaled for
pedestrian rather than automobile use, and original
buildings with historic or design significance have been
mostly well-preserved.
This Comprehensive Plan strongly recommends the
preparation and adoption of design and architectural
standards for developments in the MU land use category
so that there is continuity in the overall character of the
area.
Characteristics:
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––

Streets and other public spaces framed by
buildings with zero/minimal front setbacks, creating
“architectural enclosure.”

––

Greatest site coverage. Multi-story structures
encouraged.

––

Most conducive for pedestrian activity and
interaction, with public plazas and pocket parks
providing green space amid an urban environment,
and a place to gather and host community events.

––

Structured and on-street parking.

––

Low-density residential uses, and industrial uses
should not be permitted within the UC land use
classification.
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Allowed Uses:
––

Intensive, urban character with a multiplicity of uses,
including multi-family residential, entertainment,
restaurants, department stores and other retail,
general and professional offices, hotels, open space
gathering areas.

Development Type: Mixed-Use, Lifestyle Center
–– Promotes regional pedestrian-oriented, mixed-use
centers with integrated, complementary uses; with
convention/assembly and/or parks and public spaces
that draw visitors from surrounding neighborhoods
and communities within the region.
Density / Height Guidelines:
–– These permitted development densities and
intensities are recommended so that innovative and
flexible site design can provide density to encourage
neotraditional planning concepts.
––

Mixed-Use

Ranges from 2.0 to 4.0 FAR, of which up to 0.75 FAR
can be office or commercial / up to four (4) stories.

Development Type: Downtown Mixed-Use Central
Business District
–– Applies to the area around Downtown. It includes
an active mix and concentration of uses and public
gathering / event spaces in a main street setting,
including professional offices, government services
and entertainment venues.
Intensity / Height Guidelines:
–– Ranges from 2.0 to 3.0 FAR / from 2 to 3 stories.
Development Type: Mixed-Use Corridor
–– Allows a broad range of commercial, office and
high-density residential uses and public spaces
serving surrounding neighborhoods, commercial /
professional business parks and visitors from nearby
communities.
Applicable City Zoning Districts:
–– Urban Commercial (UC) - 0.5 FAR
––

Central Business District (B-1) - 5.0 FAR
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Class: Industrial (I)
HEAVY INDUSTRIAL (HI)
LAND USE CATEGORY
Having an area that can accommodate more traditional,
heavy industry can be an important component of
a successful economic development strategy. The
Industrial use classification combines activities of both
light and heavy industry. Uses such as office / warehouse,
wholesale, product assembly, and light manufacturing
are included with heavier uses that often include outdoor
storage, display and work activity.

Development Types:
–– Heavy industrial;
––

Heavy commercial (i.e., retail sales involving larger
merchandise or vehicles, often with significant
outdoor display areas, such as a large home
improvements store or lumber supply yard);

––

Office uses accessory to a primary industrial use.

Characteristics:
–– Typically auto-oriented character, although masterplanned industrial park developments may feature
more open space and landscaping, regulated
signage, screening, building design standards, etc.;
––
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Outdoor activity and storage, which should be
screened where visible from public ways and
residential areas;

Heavy Industrial

Siting Criteria:
–– Availability of utilities infrastructure, e.g., the ancillary
services required in the operation of any production
process.
––

Industrial uses should have access to major
roadways and rail spurs, and cost-saving
infrastructure such as dedicated water supplies,
waste systems and electric power systems.

––

May involve significant truck traffic or direct rail
service;

Intensity / Height Guidelines:
–– 0.25 to 0.50 FAR for uses with a limited number of
employees and customers, such as warehouses / up
to three (3) stories.

––

On-site presence of large-scale moving equipment in
some cases;

Applicable City Zoning Districts:
–– Light Industrial District (ML/C-1) - 1.0 FAR

––

Potential for environmental impacts that may affect
the proximity and type of adjacent uses, including
particulate emissions, noise, vibrations, smells, etc.,
plus the risk of fire or explosion depending on the
materials handled or processed;

––

––

Certain intensive publicly-owned uses (e.g., public
works facilities, fleet maintenance, treatment plants,
fire training) are best sited within Industrial areas.

––

Required 10 to 15 percent landscape surface ratio.

General Industrial District (MH) - 2.0 FAR
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Class: Public / Institutional
(PI) Land Use Category
Institutional land uses include improved parcels and
facilities that are held in the public interest and are usually
exempt from real property taxation plus any service
drives or roads inside the actual parcel. This category
encompasses major City-owned facilities, plus other
public and private buildings and sites with an institutional
nature. This classification is also for development that
supports municipal / regional special uses and functions,
and may include utilities and transportation-related
infrastructure; and for uses that may require a special
zoning overlay district. With these latter uses there may
be some incompatibility with adjacent uses due to
environmental factors (e.g., odor, emissions) or safetyrelated issues. Therefore, the Comprehensive Plan does
not specify height standards for Public/Institutional
designations, as these uses typically have a range
of unique needs. Specific height standards for these
designations may be specified by applicable zoning or
special area plan standards.

Development Types:
–– Municipal and other government buildings;
––

Public safety facilities (police, fire);

––

Schools and colleges;

––

Hospitals and medical centers;

––

Cemeteries;

––

Airport;

––

Sanitary District and Wastewater Treatment Plant;

––

Water Towers;

Public / Institutional

––

Institutional functions may require multiple buildings,
arranged in a campus-like setting;

––

Facilities may have special parking and passenger
drop-off requirements;

––

Buildings are sometimes set back from the road to
provide more prominence, with large amounts of
open spaces surrounding the buildings.

Intensity / Height Guidelines:
–– 1.25 FAR for schools and city facilities.
Applicable City Zoning Districts:
–– Not applicable

Characteristics:
–– High degree of visitation and/or pedestrian activity
in some cases, with people coming and going
throughout the day;
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Class: Park / Open Space (P)
Land Use Category
This land use category includes all existing municipal
public parks, outdoor recreation areas and open spaces
that have been committed to public or private enjoyment
and recreational pursuits.

Development Types:
–– Public parks and open space;
––

Public greenways and recreational trails;

––

Public recreation areas (e.g., public golf courses);

––

Public or private lands within floodplain or storm
water management areas that are generally
unsuitable for development.

Park / Open Space

Characteristics:
–– Public parkland theoretically will remain so in
perpetuity compared to other public property, such
as buildings, that can transition to private ownership
at some point;
––

Park design, intensity of development, and planned
uses/activities should match area character (e.g.,
public squares/plazas in Urban downtowns; athletic
fields/courts and play equipment in large community
parks located and designed for intensive use; and
nature parks for passive recreation in Suburban,
Estate and Rural areas).

Applicable City Zoning Districts:
–– Floodplain / Floodway Overlay District (FP/FW)
––
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Environmental Resources District (ED)
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OBJECTIVE 11.1: Develop a Future Land
Use planning program that anticipates the
variety and spatial distribution of land uses
and associated development densities and
intensities required to accommodate the
projected population of Columbus in 2040.

Future Land Use Map
The essence of comprehensive planning is a recognition
that Columbus does not have to wait and react to growth
and development. Rather, it can determine where growth
will occur and what character this new development will
reflect. Through active community support, this Plan will
ensure that development meets certain standards and,
thus, contributes to achieving the desired community
character.
The purpose of the Future Land Use Map and associated
policies is to guide zoning, ensure the efficient and
predictable use of land capacity, guide growth and
development, protect public and private property
investments from incompatible land uses, and efficiently
coordinate land use and infrastructure needs. The
Future Land Use Map shall be used in conjunction
with the Comprehensive Plan policies to evaluate
zoning consistency including proposed zoning map
amendments and zoning text changes.
The Future Land Use Map (TFC Map 7, Future Land Use,
which was build-off of TFC Map 1, Growth Sequencing) is
not the community’s official zoning map, but it shall be
considered along with the City’s zoning ordinance, when
development is proposed. It is a guide for establishing
future land use patterns. The Future Land Use Map shows
how land uses are assigned to parcels of land in the
Planning Area.
The provisions of the Land Use and Character element of
this Comprehensive Plan, including its policies, strategies,
and recommendations, as well as other elements of the
Comprehensive Plan are implemented primarily through
development regulations (zoning and subdivision
ordinances) or through programs that fulfill other policy
objectives, such as capital improvement priorities, and
plans to raise revenues for financing public facilities and
services. Refer to TEC Map 44, Zoning) determine which

specific development requirements currently apply to a
particular parcel; recognizing that upon the adoption of
the Comprehensive Plan, the City’s official zoning map will
need to be revised.
As a guide for development and public improvements,
the Future Land Use Map is intended to provide an overall
framework for guiding the actions of the different entities
responsible for determining Columbus’ future. It will be
important that the Future Land Use Map be used on a
daily basis in order for the City to enjoy the benefits of
coordinated development over the next 20 years. This
is significant since the findings and recommendations
contained in this plan provide the basis for the City’s
development ordinances as the primary tools used to
implement the plan.

KEY CONCEPTS
Several key concept have driven the development of the
Future Land Use Map (TFC Map 7, Future Land Use).

Freestanding Community amidst an
Agricultural Environment
Surface waters, including the Platte River, Lake Babcock
and Loup Canal help to prevent sprawl, and maintains
Columbus’ identity as a free-standing community.
Development remains outside of 100-year floodplains,
which exist to the south, along the Platte River, to the
southeast, and est of the community.

New Growth and Development
It is envisioned that Columbus’ projected population
growth will be accommodated and balanced through
infill and redevelopment of neighborhoods; and
contiguous, mixed-use development to the north, flanking
Lost Creek Parkway. Business Park development is
expanded to the west, to take advantage of U.S. Highway
81 and the Union Pacific Railroad. Adjacent Multi-Family
Residential and General Commercial land uses buffer
general residential development area. Business Park land
use fills-in around existing and proposed Heavy Industrial
development to the east, south of U.S. Highway 30, and
flanking the Union Pacific Railroad.
Small-scale General Commercial development flanks the
perimeter of General and Large Lot Residential areas,
along principal collector thoroughfares and interchanges.
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This Comprehensive Plan places emphasis on walkable,
Neighborhood Commercial / retail development
(convenience and small grocery stores, coffee shops),
located in village-style settings, where Neighborhood
Commercial is either clustered at the core of a
neighborhood, or along a collector street in the interstitial
areas between neighborhoods.

Business Development Centers
Large business development centers composed of MixedUse and Multi-Family residential uses are proposed to the
east of the municipal airport; and immediately east of
32nd Avenue, flanking Lost Creek Parkway. It is envisioned
that these development centers will be composed of a mix
of at least three land uses of roughly equal percentages,
including Residential development of varying densities;
General Commercial development, and Business Park
development; complete with parks, recreational trails,
and open space areas. Within the Mixed-Use designated
areas, the emphasis is on walkability and providing for
the needs of those residents who live in these areas, so
they don’t have to drive to other parts of the City to shop,
recreate and relax, go out to dinner, or engage in other
business activities.

OBJECTIVE 11.2: Encourage mixed use
development to allow people to live, work,
shop, learn and play in close proximity while
preserving agricultural and industrial areas and
minimizing conflicts between land uses.
STRATEGY 11.2.1: Develop measures to promote
“quality development” in Columbus.
As depicted on the Future Land Use Map, and based on
TFC Map 1, Growth Sequencing, several very large areas
are proposed for new mixed-use, commercial, and
residential development. To ensure high-quality, amenityfocused, mixed-use and residential development, consider
requiring master-planned communities, through planned
unit developments.
Actions and Initiatives
1. Continue to work toward opening up large areas
of contiguous, developable land for new private
investment as one potential program, among
others, to attract to larger-scale, master-planned
developments that impose on themselves high
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expectations and standards for quality design and
appearance and lasting value.
2. Consider commissioning the preparation of special
area plans for these areas to depict how new
developments could be planned so as to ensure
adherence to principles of walkability, and varying
densities and intensities of development.
3. Consider developing incentive-based measures to
promote enhanced building design and a diversity of
residential housing types.

STRATEGY 11.2.2: Encourage mixed-use
development as designated on the Future Land Use
Map, to allow people to live, work, shop, learn and
play in close proximity while minimizing conflicts
between land uses.
Actions and Initiatives
1. Develop a Mixed-Use (MU) zoning district.

STRATEGY 11.2.3: Provide industrial sanctuaries.
Encourage the growth of industrial activities in
the City by preserving industrial land primarily for
manufacturing and mixed employment purposes.
Actions and Initiatives
1. Work with power providers and large land owners to
incent the development of industrial business parks
2. Consider the development of industrial districts to the
east and west of the City. Ensure adequate buffering
standards to reduce the environmental impacts
(including light, noise, and emissions) potentially
emanating from concentrations of industrial activities.

STRATEGY 11.2.4: Adopt a Right-to-Farm
ordinance.
In conjunction with Platte County, consider jointly
adopting a Right-to-Farm (RTF) ordinance, which would
be intended to relieve operating farmers from nuisance
claims from new neighbors and developers, thereby
ensuring that farming operations are able to continue
operation as long as the land/market permits. The
ordinance can include:
––

grandfathering—establishing farming practices as
pre-existing uses within zoning ordinances to aid in
the relief of nuisance claims against them, should
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Disclaimer: This map is intended for general informational purposes only
and does not represent a legal record. No warranty is made by the City
regarding specific accuracy or completeness, and the data may be subjec
to revision at any time without notification.

Focus Area 7: Land Use and Community Character

they arise from new developments or homeowners;
––

requirements for realtors, developers, etc. to inform
potential buyers of the neighboring farming
operations and RTF Ordinance.

Actions and Initiatives
1. Work with Platte County to develop and adopt a right
to farm ordinance within the Planning Area to enable
farmers to continue agricultural practices adjacent to
new development.

STRATEGY 11.2.5: Ensure the availability of land
for agriculturally based economic development in the
Planning Area.
Actions and Initiatives
1. Preserve suitable agricultural production areas with
high potential for economic output using applicable
and adopted mechanisms such as agricultural overlay
zones, conservation easements, agricultural districting,
and cluster development.
2. Encourage development of structures on land that is
not suitable for agriculture.

STRATEGY 11.2.6: Promote and assist the viability
of agricultural based economic activities in the
Planning Area.
Actions and Initiatives
1. Promote sustainable economic development ventures
that grow from the local agricultural base and assist
farmland owners with maintaining and enhancing
agricultural activity through agricultural base tax
incentives, cooperative ventures and promotion of
agricultural production.
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2. Enhance opportunities for agricultural business activity
such as incubators and commercial kitchens through
local and regional marketing strategies.
3. Encourage programs to coordinate the reactivation of
fallow farmland to increase farm production.
4. Diversify agricultural development within the
Extraterritorial Jurisdiction (ETJ) through providing
incentives for more diverse, intensive agricultural
development, including truck farming.
5. Assist in establishing potential markets for local goods,
e.g. farmers markets, local food co-ops, health food
stores, neighborhood grocery stores, public schools,
private schools, colleges, businesses, correctional
facilities and restaurants.
6. Encourage a “buy local” program. Assist in marketing
local agricultural products.
7. Encourage an agricultural cooperative to increase
marketing possibilities as well as decreasing the cost
of inputs.

STRATEGY 11.2.7: Enhance Community identity
through adherence to and enforcement of specific
design standards, which revitalize municipal districts,
neighborhoods and corridors.
Actions and Initiatives
1. Consider developing Neighborhood Conservation
zoning districts for existing neighborhoods with
distinctive character traits that should be preserved.
Infill development would be required to conform to
the character traits of the neighborhood, including
setbacks, bulk, and building surface materials.
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Policies: Land Use
The land use policies are the key integrating force behind
this chapter and the Future Land Use Map. They establish
a general statement of intent for the future growth and
development within the Planning Area and serve as the
policy basis for the more specific growth area designations,
land use recommendations, and future thoroughfare
designations. They will be used as a guide for future land
use and infrastructure decisions and for considering future
requests to amend the Comprehensive Plan. The growth
principles, policies, strategies and recommendations
outlined within the chapters of the Plan, and depicted on
the Future Land Use Map should be used to establish the
general pattern of development within the Planning Area.
This pattern, density and intensity of development should
be implemented through the City’s Land Development
Ordinance (LDO). To ensure contiguous and fiscally
sustainable development it should be the overarching
regulatory policy of the City to encourage growth in areas

that either possess the requisite utilities and transportation
infrastructure system capacities, or can support
infrastructure expansion in the future.
As discussed within the Implementation section of this Plan,
an interlocal agreement should be executed between the
City and Platte County requiring that all new development
within the Planning Area (which includes lands within the
City limits and Extraterritorial Jurisdiction) adheres to the
following development policies, which are intended to
identify specific site planning and design considerations
that can be incorporated into a project to represent certain
levels of development quality. The list of policies is not
inclusive of all design items that should be considered when
reviewing development plans. Any development request
should note other design items that may not be identified
and that also result in enhanced development standards.

LU Policy 1: Establish land use regulations to promote the highest possible development standards,
enhance the environment, protect public health, support a vital mix of land uses, and promote flexible
approaches to carry out the comprehensive plan.
LU Policy 2: Recognize and respond to urban patterns. Design sites to improve or augment existing land
use, open space, and building patterns.
LU Policy 3: Scale-relationships between buildings and adjacent developments should be carefully
considered. Varying building height, breaking up the mass of a building, and shifting building placement
can provide appropriate transitions between differing building scales and intensities. Building heights
should be transitioned so any structure adjacent to a residential use is of similar height. Building heights
should also vary within a development with lower height buildings adjacent to streets and surrounding
residential uses to reduce the perceived mass of buildings.
LU Policy 4: Harmonize relationships between buildings, streets, and open spaces.
–– Relate building scale and massing to the size and scale of adjacent buildings.
–– Modulate building massing vertically and/ or horizontally to a scale compatible to its context.
–– Use street widths to help establish the general massing, scale, and proportions of the building.
LU Policy 5: Create site and building design standards that contribute to a quality appearance of the
community considering building setbacks and heights, service area screening, parking lot landscaping,
signage, and pervious surface.
LU Policy 6: Locate parking lots for civic buildings, schools, and religious facilities to the side or rear of a
building. Screen parking lots from public streets.
LU Policy 7: Coordinate with public and semi-public districts, agencies, and governments to locate facilities
where there are adequate facilities and services available and where use compatibility may be secured.
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